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In recent years, real estate projects have become fast-emerging in Tanzania; hence the desire for this study to chose the National Housing Corporation (NHC) as the study area. The main objective is to look into how risks are managed in the execution of NHC’s real estate projects. Key interest is on the risks encountered with in most of its projects, response measures as well as probability of risk occurrence and the impact. A sample of 50 respondents was selected. On methodology to solicit data, open-ended and close-ended questions were used. Descriptive statistics were done using SPSS statistical package, whereas a regression analysis was done to get models or equations. Frequencies were run together with crosstab and chi-square to analyze relationship between dependent variable and independent variables. The study established that the risks that NHC faces most of their projects include delayed payments. Another prominently featured aspect was change of political leadership from the fourth to the fifth phase. This was found to be unfriendly to NHC.  The shift hitched building of residential houses since the latter president made a shift of emphasis to industrialization - “Tanzania ya Viwanda”. This being the case,  residential  houses were no longer marketable and even the few individuals who had deposited the initial payments of 25%, went back to collect their money. 
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1.1	Background to the Research Problem
Real estate development is a multiphase process: it starts with land development, followed by residential and/or commercial development and ends with the marketing phase which comprises the sale or leasing of the completed site. Each stage involves various risks which are differently allocated between landowners, land developers, and homebuilders (Chiara and Rubina, 2014). When the future is uncertain and investments are durable and illiquid, the decision to invest at a certain point in time and the correct assessment of risks are key issues. In times of global financial crisis, investors need to know how to measure risks and identify the relationship between risks borne and risk premiums demanded. Increases in idiosyncratic and systematic risk lead developers to abandon/delay investments because de facto they feel not confident in projects riskiness and market values assessed by professionals (Chiara and Rubina, 2014). 

Housing industry is one of the most dynamic, risky, and challenging industries (Hamzah et al, 2015). The risks in housing construction project are sometimes inevitable and it is, therefore, the responsibility of the parties involved in construction industry (i.e. consultant, owner, and/or contractor) to identify these risks as early as possible to minimize the potential losses (Tan and Carr, 2001). Moreover, according to, sometimes although the risks have already been predicted, it is still difficult and challenging to manage them. The causes of abandoned housing projects seem to vary in different countries; however, one common reason for that is mainly due to the unforeseen factors resulting from the initial under-estimation of project costs by developers of the housing project during the planning stage (Abdul et al, 2013). 

National Housing Corporation was established by the Act of Parliament No. 2 of 1990, since then it has been operating for the past 27 years and has failed to achieve most of its objectives. For example; NHC had planned to develop a minimum of 15,000 houses for sale and lease by June 2015 but they have failed to construct even 10,000 houses, apart from several projects that have failed to reach 50% of the share and hence the houses were owned by the private partners (NHC 2010). 

Some of the reasons which have led the corporation to fail to achieve its planned strategic objectives were the failure of the mitigation measures used in risk management. Therefore, the corporation which had a risk management system whose mitigation measures were inadequate to cope with the new business thrust revised it and used it for the new strategic plan risk management. In view of this, this study will be done to try to find out the extent to which the new strategic plan has contributed to achieve of the new corporative plan of the corporation. 

Previous studies have shown that mismanagement, unfavorable government policies, inefficient public delivery system, unfavorable economic conditions and financial problems are the major causes of the abandoned housing projects (Hamzah et al, 2015). Every construction project might face some major risks, including costs overrun, schedule delay, unsafe working environment and low quality of product. As a result, the problems associated with abandoned housing projects can pose serious problems to the government (national, state, and local government), bankers, purchasers and developers (Siong, 1994). Risk is an uncertain event or set of circumstances that, should it occur, will have an effect/impact on achievement of one or more project objectives. Thus risk is a measure of the probability and consequence/impact of not achieving a defined project goal (Hopkin, 2010).

Policy provided for NHC, to start with minority shares of not less than 25% but had the right to acquire another 25 percent after a period of 12 years. However, it was discovered that some contracts stated that at the end of the 12th year if NHC fails to increase its share to 50% then the property will be fully owned by the private partner. Most investors benefited from this clause since NHC was not capable of increasing its share within the stipulated time because of its poor financial situation (Kavishe and An, 2016). 

Risk management in a project encompasses identifying influencing factors that could potentially negatively impact a project’s cost schedule or quality baselines; quantifying the associated potential impact of the identified risk; and implementing measures to manage and mitigate the potential impact. The riskier the activity is, the costlier the consequences if the wrong decision is made. Businesses would like to quantify risk for many reasons. Knowing how much risk is involved will help decide if costly measures to reduce the level of risk are justifiable. It can also help to decide if sharing the risk with an insurance company is justified. Some risks, such as natural disasters, are virtually unavoidable and affect many people. All choices in life involve risk. Risks cannot be totally avoided, but the choice can be made so that risk is minimized (Jayasudha and Vidivelli, 2016).
Risk management is thus in direct relation to the successful project completion (Jayasudha and Vidivelli, 2016). Therefore, there is need for the NHC to practice risk management in order to minimize risk and achieve planned objectives. According to Hopkin (2010), Risk management is set up as a continuous, disciplined process of planning, identifying, analyzing, developing risk responses and monitoring and controlling which in turn will supplement other processes such as planning, budgeting, cost control, quality and scheduling. 

USAID (2010), outlined steps in risk management plan as to: establish the context and identify, assess, and document potential risks; Identification of possible risks Instead of looking at the problem at hand, consider the causes of the problems you might face. Once risks have been identified, they must be assessed for potential severity of loss and probability of occurrence.  Potential risk treatment depends on how you manage it. Once the risks have been identified, it is important to outline the courses of action to address these; create a risk management plan, then select appropriate controls or countermeasures to measure each risk.

The mitigation needs to be approved by the appropriate level of management; implementation follow all the planned methods for mitigating the effect of the risks; evaluate and review Initial plans are never perfect or wholly effective. All projects must follow these steps including those of NHC. The existing risk mitigation measures in the NHC are inadequate to cope with the new business thrust. Risk management programmes will be put in place to ensure corporate goals are achieved with minimum disruptions (NHC, 2015). Therefore, there is need to do a study to see the effectiveness of the new established risk management programme. 
1.2	Statement of the Problem
The performance of project real estate remains unsatisfactory in Tanzania as many residential, commercial and office space (Kavishe 2010). According to a 2016 report by the Controller and Auditor General (CAG) of Tanzania, NHC initiated a TZS 9.4 billion “affordable houses” project in Kibada ward; Kigamboni district in Dar es Salaam without first analyzing the needs of its target market. The project therefore has a risk of losing its profitability because “prices of the houses it is constructing might not be elastic to enable the NHC to earn the expected profit”.

Some scholars as observed by Mukhija (2004) have criticized public housing programmes for failing to provide quality, affordable and adequate housing units to target population in most developing countries. On the contrary view, studies, as reported in Ibem and Amole (2010), by Yeun et al. (2006); Sengupta and Tipple (2007); Akinmoladun and Oluwoye (2007); Ademiluyi and Raji (2008); Sengupta and Sharma (2008); Obeng-Odoom (2009); Fernandez-Maldonado and Bredenoord (2010) ; Mohit et al. (2010) suggested that governments in developing countries are not relenting in their efforts at addressing the problem of providing adequate, affordable and sustainable housing. 





The general objective of this research is to assess the impact of risk management on NHC real estate project performance.

1.3.2	Specific Objectives
This study specifically aims at achieving the following objectives:
i.	To determine the risks affecting NHC real estate project performance;
ii.	To examine the extent to which risk response planning has affected the performance of NHC real estate project;
iii.	To examine the impact of associated risks on design and implementation of NHC real estate project using M&E. 

1.4 	Research Questions
Specifically, this study aims to answer the following questions:
i.	Which risks affect NHC real estate project performance?
ii.	To what extent does risk response planning affect performance of NHC real estate project?
iii.	What is the impact of associated risks on design and implementation of NHC Real estate project by using M&E? 

1.5 	Justification  of Study 






In this chapter theoretical literature review was done to review supporting theories developed in similar studies on project risks, project risk management and real estate development projects. Analysis of empirical studies on the impact of risk management on real estate projects is done as well. Finally conceptual framework of the dependent variable and the independent variables was developed. 

2.2 	Theories and Definition of Key Terms 
2.2.1	Risk
Risk is an uncertain event or set of circumstances that will have an effect/impact on achievement of one or more project objectives. Hopkin (2010), sums it as a measure of the probability and consequence/impact of not achieving a defined project goal, 

2.2.2	Project Risk Management
Project Risk Management is the art and science of identifying, assessing and responding to project risk throughout the life of a project and in the best interests of its objectives. Max (1992) asserts the concept as goals of risk management, capable to identify project risks and develop strategies which either significantly reduce them or take steps to avoid them altogether. 

2.2.3	Real Estate
Real estate is a physical ‘bricks and mortar’ investment where income and value are driven by rents that are paid by tenants under contractually binding leases (AMP Capital Investors 2014).

2.2.4	Monitoring
Monitoring is the process of routinely gathering information on all aspects of the project. It provides managers with information needed to analyze the current situation, identify problems and find solutions. Likewise, monitoring discovers trends and patterns, keep project activities on schedule, measures progress towards objectives as well as formulating/revising future goals and objectives. Moreover, monitoring facilitates making of decisions about human, financial and material resources.

2.2.5	Evaluation
Evaluation is the process of gathering and analyzing information to determine whether the project is carrying out its planned activities and the extent to which the project is achieving its stated objectives through these activities. Evaluation is done periodically, mid-term and at the end of a project. 

2.2.6	Real Estate Housing Market Theory 
Interest in the health impacts of housing improvement assumes that public investment to improve housing conditions has the potential to be part of healthy public policy. This comprises the use of public investment outside health services, to contribute to improved health by addressing one or more socio-economic determinant of health (N, 2001). The notion of housing as part of healthy public policy is often implicit within both policy and evaluations of housing improvements. Thomas and Sian (2014) expounds that ppolicy statements which accompany announcements of housing investment have indicated expectations of health improvement as a result of the investment, but do not specify what type of health impacts might be expected, the timescale for impacts or how the investment might lead to improved health.

A study named “Keeping warm and staying well” found out that the most common impacts of housing improvement on housing related factors included changes in housing conditions such as warmth, housing costs, usable domestic space, use of the home and attitudes and feelings about the home. However, Harrington and Heyman (2005) suggest that the extent of impact on housing factors varied and was largely dependent on issues of implementation and the potential for tangible improvement in housing conditions. They argue that the housing concept is looked at the affordability of the house that involve purchasing power and salaries, availability of mortgage, real estate purchase price and real estate rental rates, together with inflation and interest rate. 

2.3	Macroeconomic Factors On Real Estate
Macroeconomic factors are the factors or concepts that affect the economy positively or negatively and are key indicators of economic performance and hence they are closely monitored by governments, businesses and consumers. 

2.3.1	Inflation
Inflation is a continuation of rise or persistent rising of price of goods and services. The government usually controls the situation by using monetary and fiscal policies. Fiscal policy is an economic stabilization that works through taxation and government expenditure. The NHC is supposed to pay tax since it is a business or entrepreneurship. Monetary policy is an economic stabilization policy that deals with demand and supply of money through financial institutions. 

2.3.2	Interest Rate
Interest rates are prices for loanable funds – prices of funds invested, lent out or borrowed for various periods of time. The supplier or lender of funds normally wants to earn an income and the user or borrower will generally be prepared to pay for the right to use the accumulated funds (Bank, 2007). NHC pays interest rates to banks, where they get their loans from. 

2.3.3	Employment and Unemployment
These are activities that need people to work as for example engineers, quantity surveyor, architecture and many more, hence pay tax from their salaries. The unemployed comprise all persons of working age who were: a) without work during the reference period, i.e. were not in paid employment or self-employment; b) currently available for work, i.e. were available for paid employment or self-employment during the reference period; and c) seeking work, i.e. had taken specific steps in a specified recent period to seek paid employment or self employment. 

Future starters, that is, persons who did not look for work but have a future labour market stake (made arrangements for a future job start) are also counted as unemployed, as well as participants in skills training or retraining schemes within employment promotion programmes, who on that basis, were “not in employment”, not “currently available” and did not “seek employment” because they had a job offer to start within a short subsequent period generally not greater than three months and persons “not in employment” who carried out activities to migrate abroad in order to work for pay or profit but who were still waiting for the opportunity to leave  (III, 2013). Employment comprises all persons of working age who during a specified brief period, such as one week or one day, were in the following categories: a) paid employment (whether at work or with a job but not at work); or b) self-employment (whether at work or with an enterprise but not at work (III, 2013). 

2.3.4	Price




Stoica and Constantin (2012), define risk as the possibility of the emergence of a random and unpredictable event that would affect the achievement of technical or cost objectives or project terms. In this context, project managers should have to deeply analyze risks that could impact upon their projects and find out solutions. Assessing risks on a project, will in a way add value and help you manage the project better; something that Naybour (2015), confesses is not easy.  Jackson (2009) reveals that private sectors tend to avoid risk in their business because it disrupts implementation of projects and may increase the possibility of failure. NHC has strived to solve the urban housing problem without much success (Deo, 2012), which could be due to some risks that they have not kept into consideration before a project begins or during the implementation. Key challenges NHC faces include escalation of construction materials cost. This in turn prompts high rent for new constructed houses and high prices on houses for sale (Deo, 2012). 

Deo reveals further that NHC has been risking buying the construction materials at a high cost because there is no option. He features South Africa’s first democratic government’s commitment to reduce the housing shortage in the country. The government failed to meet the goal of one million houses a year. In Tanzania, NHC set a target of building 15,000 housing units from 2010 to 2015. It was learnt that the goal was not achieved (NHC, 2010). 

In previous years, the government provided NHC with subsidies which enhanced the parastatal institution to construct houses for all levels of income. Again, there were the popular Tenant Purchase and Slum Clearance Scheme. Many people in urban centres had the opportunity to buy those houses and became the owners. But then, since the Government stopped to provide subsidies to NHC the pace for housing ownership has decreased. Moreover, most NHC constructed houses are expensive because the institution needs to operate commercially for its sustainability (Komu, 2011). There is a risk that most NHC houses under construction may not get customers and/or tenants or it will take long while for them to be leased. 

2.4.2	The Project Risk Management
Management of risks is a deciding factor in success or failure of the projects. Each construction project in itself is unique and very few similarities exist between any, even if by the same sector. Every construction project has its own share of risks. 
Risk management involves identifying risks, assessing them, and developing suitable strategies to manage those (Srinivas, 2015). Engineering projects are large-scale, technically complex, object-oriented, long-period, risky and susceptible to construction time and fund (Yang, 2013). This makes engineering projects to be influenced by natural or social environment and other factors. As a result parties involved in these projects are inevitably facing several sorts of risks. Likewise, NHC like encounters with risks and if parties involved don’t guard against them, they are likely to affect the progress of construction and even bring about serious consequences (Gao, 2007). 

According to NSSF Annual Report 2014 there are five stages in risk management process that includes risk identification, risk assessment, risk treatment, risk mitigation and risk management and reporting as detailed hereunder: 
i.	Risk identification: This is about identifying the possible risks that can prevent the Fund from achieving its strategic and operational objectives; it involves reviewing all processes, systems and projects of the Fund; through workshops, interviews, questionnaires and monitoring development in the environment. 
ii.	Risk Assessment: This involves analyzing the probability and impact of crystallization of a given risk, that is, financial and non-financial impacts. This enables proper categorization of risks as high, medium or low, and allocation of resources suitably. 
iii.	Risk Treatment: This involves whether to accept, avoid, reduce or transfer a risk, depending on the level of risk and the Fund’s internal capacity to deal with such a risk. 
iv.	Risk Mitigation: This involves putting in place control measure to reduce the risks that have been put in a high or medium class to an acceptable level or rather transfer them; whereas for those that have been ranked as low class, the Fund may put in place controls to address them. 
v.	Risk Monitoring and Reporting: This looks at the structures and systems of monitoring the risks and if reports are provided in regular basis and at ad hoc as well to both management and board committees (Annual report NSSF, 2014). 

According to PSPF Annual Report 2012, the most commonly used measure to deal with risks is by transferring them. The Fund’s risk management system is designed to identify and analyze these risks, to set appropriate risk limits and controls, and to monitor the risks and adherence to limits by means of reliable and up-to-date information systems. The most commonly types of risks that PSPF encounters are solvency risks, credit risk, liquidity risk, and market risk which include: interest rate risk, price risk and foreign exchange risk. Daily management of the credit risk falls under the Director General whereas regular audits of the credit processes and management are undertaken by internal audit. 

Liquidity risk is the risk of failing to meet obligations when the deadline has reached. It may also arise from an inability to sell financial assets quickly at close to its fair cost. The Fund manage liquidity risk by maintaining a pool of short term placements with banks which is sufficient enough to meet its obligations for benefit payments as well as investment commitment and administrative expenditures. Market risk is the risk of changes in value of net assets of the Fund as a result of adverse price movement for investments held by the Fund. The Fund is open to the element of market risk in its long term investments in fixed income assets consequential from movement in interest rates. 

The foreign exchange risk is the risk arising from changes in the value of foreign currencies; the Fund’s currency risk is ranked low due to the fact that it has no major foreign currency transactions. The Fund is exposed to price risk because of investments due to shares at a profit or loss; to manage this, the Fund expands its portfolio (Annual Report PSPF, 2012). NHC might be encountering such risks; this study will look at how it accommodates such.

2.4.3.  	The Real Estate Industry
The real estate industry encompasses the many facets of property, including development, appraisal, marketing, selling, leasing, and management of commercial, industrial, residential, and agricultural properties. This industry can fluctuate depending on the national and local economies, although it remains somewhat consistent due to the fact that people always need homes and businesses always need office space (Lovells, 2016). In the United States, real estate has a long history; after the Revolutionary War, no longer under England's thumb, the federal government sold and granted land to private owners for their own use. 

The U.S. government distributed more than 300 million acres of public property to private landowners through the Homestead Act, creating the basis for the real estate market. The real estate industry evolved as the United States evolved from an agricultural society to an industrial one. Several shifts occurred during the transformation of the Industrial Revolution. Today, the real estate industry is one of the most lucrative sectors of the U.S. economy, and it continues to provide opportunities for interested and motivated individuals. Since many professions within real estate are based on sales, success depends on effort. This is an industry for hardworking, goal-oriented people who are always ready to take on more (Lovells, 2016).

The Tanzanian real estate sector has been growing sensibly in the recent years accompanied by a strong and sustained economic growth averaging 7%, a fast growing population of 50 million and efforts by the Government, in partnership with global non-profit institutions and foreign governments, to meet the growing demand of affordable housing (Invest, 2015). The current demand for housing in Tanzania is estimated at 200,000 houses annually, and a total housing shortage of 3 million houses, as explained Nehemiah Kyando Mchechu, Director General of Tanzania’s National Housing Corporation (NHC), the Government’s company established to undertake an array of business in real estate. The Tanzanian housing sector’s fast-growing demand is mainly driven by the fast-growing Tanzanian population which is estimates to be 53.47 million and that is expected to more than double by 2050 (Invest, 2015).

2.4.4 	The Real Estate Management Projects
Otegbulu et al, (2011), say real estate development is fraught with risks and uncertainties spanning through all the stages of the development process. This is true for NHC with a number of projects countrywide. It involves projects at various stages with risks that might possibly occur throughout the stages of a project (NHC 2010). It is expounded that real estate development is a multifaceted business, encompassing activities that range from renovation and re-lease of existing buildings to the acquisition of raw or bare land and the sale of improved project to others. These activities are coordinated by developers or their appointed agents or consultants. Developers take the greatest risk in the creation or renovation of real estate. (NHC 2010).

Booth et al, (2002) and Khumpaisal et al, (2010) identify that real estate projects are always affected by the economic risks, due to the characteristics of real estate project that is extensively income-generated projects and economic risks are classified as the most complicated risks amongst the other source of risks. 

2.4.5 	Importance of Risk Management Assessment
Risk management is a systematic way of determining the risk that can occur, planning risk response measures to address them and implementing those measures thus controlling risk on a project. You have to plan for both positive and negative risk events (Theresa, 2016). When risks are identified, Paladin (2017) says that treatments that need to be part of that risk management process are identified. Those treatments need to be put on the work break down structure as activities and they need to be resourced and have time put against those as well. 

On top of that the residual that comes from the risk needs to be captured as contingency part of the project. Actually, many projects say they need 10 percent, 15 percent or 20 percent contingency but they are not allocated that against specific risks. In this case, projects find themselves in a precarious position which is injurious to the success of that project. The value of risk management has traditionally been a difficult concept to quantify. Many organizations and project teams understand the risks as they impact their respective roles on the project (Harriet et al, 2014). This study will look at how and to what extent has risk impacted NHC project(s).

Every part of the development process is fraught with risks and uncertainties and the first step towards risk management is identification of risk and assessment with the chronological stages of property development process as broadly identified by Otegbulu et al, (2011).  Most approaches concentrate on the risk measurement in place of identification or privatization of key risk element in property development process. Risk identification and assessment is very critical to real estate development and risk management. The various collapses in the global property market have been blamed on poor investment appraisal carried out by estate valuers. Project risk management is frequently overlooked yet as one of the more critical elements to successful project delivery. 

Generally, delivering a project’s defined scope on time and within budget are characteristics of project success. Unfortunately, these success factors are often not achieved, especially for large complex projects where both external influences and internal project requirements may change significantly over time. This study will investigate how these factors (that is if the projects are delivered in time and within the estimated budget) are achieved or not and the reasons. Project risk management is a continuous process of identifying, analyzing, prioritizing and mitigating risks that threaten a projects likelihood of success in terms of cost, schedule, quality, safety and technical performance. Organizations and owners often consider project risk management activities as “nice to have” on a project rather than as a core component of project controls (Harriet et al, 2014). 

2.5. 	Empirical Literature Review
Perry et al, (2014) conducted a study titled: New medical office building: Risk description; In order to commission the building at the completion of construction, the utilities needed to be connected to the utility system (gas and electric). Throughout the project, the team could not get a commitment from the utility company for when they would complete the connection. This risk was never communicated beyond the project team and there was no analysis of the impact for a delay or an alternative plan developed to address the risk. The risk ultimately did occur and resulted in the need for temporary generators, an increase in the contractor’s general conditions and several months delay to the project completion. Such a risk is likely to happen to NHC project(s), hence this study will find out more about such a risk. 

The real estate investment market in China is still in its early stages and most real estate professionals have yet to enter this market. A research was done in four cities that are Beijing, Shanghai, Guangzhou and Chongqing; it has been seen that liquidity, pricing and rent void are the most risky factors in office and retail investment (Albert and Ramin 2008). This study is going to find out whether such risks are in NHC and see how they tackle them. In Malaysia, the construction industry has been criticized for its project delays, increasing costs, low productivity, unsafe site conditions, and poor quality. It has also been highlighted that internal management problems create negative impacts which result in abandoned housing projects, thus effective risk management is required in implementing any construction activities to monitor the risks and develop the strategies to mitigate the impacts (Yusoff, 2005). This study will look at how effective the risk management system is, as for NHC.  

2.6. 	Global Financial Crisis
There were some signs that had they been taken into consideration would have switched off the alarm; but some academic institutions, officials and investors ignored them, instead made profuse claims about a new era. There was joy condition in the global economy and many people started commenting that “this time is different” (Elmendorf, 2007). The exposure of lenders and investors was complicated by the unprecedented level of securitization of mortgages, which created considerable uncertainty in financial markets as the crisis unfolded, and which in turn, resulted in a sudden reversal of risk perceptions (from risk seeking to risk aversion). At the same time most of the contributions to the analysis that was going on about the crisis recognizes that government failure has played a major role in allowing banks and other financial institutions to capitalize on loop-holes in the regulatory system to increase leverage and returns. In terms of government policy, Taylor (2009) stresses that the excessively loose US monetary policy fuelled the credit boom, while others such as Elmendorf (2007) conclude that interest rates were not too low.

Key Factors behind the Global Financial Crisis are as shown hereunder:
i.	Government lost Monetary Policy - The government lost its ability to create and impose policies on citizens in order to establish economic stabilization policies that deal with demand and supply of money through financial institutions. 
ii.	Financial or Housing Market - There was aggressive mortgage lending and poor lending standards, Remuneration incentives encouraged excessive risk-taking, they used to get inducements from their salaries that in one way or another made them take risks. Credit ratings agencies failure to accurately assess risk. 
iii.	Households borrowing beyond their Means - Households used to borrow a lot from the banks and other financial institutions due to the incentives they get from their salaries in their work places and the poor lending standards from the housing market. In some states of the US, the mortgage contract is ‘without recourse to the borrower’ – that means households can walk away from the mortgage.
iv.	Global Imbalances; Inter-Linkages in Global Financial System - Most countries from other continents depend on loans and grants from US to run their countries, now they were also affected due to the fact that they could not get funds from the US anymore because of the crisis. 

2.7 	Research Gap
The empirical study carried out on medical office building by (Perry et al, 2014) closely relates to the present study. This study however still does not address the important point that is: what are the risks associated with building the new medical office building? The findings of Albert J. C and Ramin K (2008) on real estate investment market in China also leave a gap in information. The most risky factors were mentioned although it is not known what measures do they take to deal with the risks and how do they examine the risks before project implementation. The identified knowledge gaps are all due to focus. The present study will therefore attempt to gather knowledge that helps fill these gaps.

2.8. 	Conceptual Framework
Independent Variables           Mediating Variables                Dependent Variable




Figure 2.1: Conceptual Framework
Source: Research Data, 2017

The Institute of Risk Management (IRM) defines risk as the combination of the probability of an event and its consequence. Consequences can range from positive to negative (Paul Hopkin, 2010). “Project Risk” is the cumulative effect of the chances of uncertain occurrences adversely affecting project objectives. In other words, it is the degree of exposure to negative events, and their probable consequences impacting on project objectives, as expressed in tem of scope, quality, time and cost (Max, 1992). 







This chapter presents the proposed research design which initially features the selected research design, population and area. The next aspects are justification for the chosen sampling design, type of questionnaire used in this study. Next is method/location for data collection and strategy for data processing and analysis. 

3.2.	Research Strategies 
Research strategies are plans designed to achieve research goals. These goals are broadly defined as building the capacity of the researchers to conduct and use research. Tools are instruments, activities or methods used to implement a strategy in research. A research approach in which the aim is to depict “an accurate profile of persons, events or Situations” is known as a descriptive study (Robson, c.2002; as cited by Saunders, Lewis and Thornhill (2009). In this study, the accurate profile of individual project in the NHC can be obtained. A descriptive research can either be cross-sectional or longitudinal study. Cross-sectional studies capture a snapshot at a single point in time. Longitudinal studies on the other hand capture a series of snapshots, making it possible to establish trends. This research is expected to be a cross-sectional study. It is therefore limited by both time and cost.

3.2.1	Survey Population 
The population this is a group of individuals or items that share one or more characteristics from which data can be gathered and analyzed. In this study the population will be NHC staff from whom a sample will be taken.
3.2.2	Area of the Survey 
This is interdisciplinary fields of research and scholarship pertaining to particular geographical, national/federal, or cultural regions. According to Tanzania population census of 2012 the total population of Tanzania is about 45 million people and in Dar es Salaam the population is about 4.4milion people which are around 10 percent of all population in Tanzania. The fact that Dar es Salaam is having more population than other regions in Tanzania, this make the demand of house to be greater than other regions. Therefore, since the NHC has more projects in Dar es Salaam than any other region, the fact which pushes the study to be in Dar es Salaam.

3.3	Sampling Design and Procedures 
The study used purposive sampling procedure. Purposive sampling is done in order to provide a diverse range of cases relevant to the study. The study intends to get as much insight as possible into each case and ensure that different kinds of staff of NHC are interviewed in order to construct a robust view of the issue from their perspective. Therefore, the sampling units are going to be selected purposively. The researcher of this study planned to interview 10 respondents from the site (Kawe Project) and 40 respondents from NHC Headquarters, to make a total of 50 filled questionnaires. In Kawe site response rate was 40% while in NHC HQ it was 115.0%. Table 4-1 summarizes the response rate.






Source: Researcher’s Field Data (2017)
3.4.	Questionnaires 
The questionnaires will contain structured and unstructured questions which are going to be administered to NHC real property managers, NHC legal officers and NHC clients. Unstructured questions allow them to include their opinions as precisely as possible on the subject matter. However, this study will greatly focus on the structured questions so as to be able to analyze data effectively. 

3.5	Methods of Data Collection
Data collection tools - These are the tools which are created specifically for collecting the information needed by the researcher. The tool which will be needed is a questionnaire. The data collection will be face to face interview guided by the questionnaire.

3.6	Data Processing and Analysis
In analyzing the data, SPSS used in the analysis as the tools for analysis; and the data analyzed in EDA form which is exploratory data analysis which use simple Quantitative analysis through frequencies to obtain risks occurrences at every stage of project development. 

3.7	Data Validity and Reliability
Reliability is defined as the degree to which outcome is constant after a while (Saunders, Lewis and Thornhill, 2012). Validity implies applicability with value of the data collected during such consistent plan plus the entire method to conclusive results (Kothari, 2007).  Reliability refers to the range to which data assembly techniques or testing process used yield constant findings.
Consequently, the data gathering tool interview guides were pretested to a small number of chosen Kawe Site officials and clients, through the aim of testing the reliability and validity of the instruments. Testing the approval  and  competence of  the data  gathering  instruments  prior to  definite  data  compilation and thoughtful  of the questions in  the instruments is of principal for whichever  research work. 






4.0 FINDINGS, ANALYSIS AND DISCUSSION
4.1	Demographic Characteristics
Table 4.1 shows respondents distribution by years worked, implying that most of the employees at NHC are not experienced, thus it could be the reason why most projects are not accomplished in time. Also, lack of competent staff could be another factor being that only one (2%) holds a Masters’ Degree. 






















Source: Researcher’s Field Data (2017)

The respondents were asked to tell their highest level of education. The survey found that majority of the respondents (74%) had completed Bachelor Degree in different fields, while 14% had Diploma, whereas 6% had Advanced Diploma. Four (4%) had Certificate and lastly 2% with Master’s Degree. Table 4.1 above summarizes the results. Regarding how long had the respondents worked at NHC, over half (58%) had worked for 3 years or less. Next were those who had worked between 6-10 years (22%) and then those ranging from 3-5 years (14%). 

4.2.	Perception of Risk Management on Real Estate Project
The first research question aimed at assessing the perception of risk management on real estate.  The respondents were presented with a number of items related to different specific aspects of real estate project and were required to indicate their perception in each aspect. The results are presented in Table 3 in a descending order based on a three-point Likert type scale. The Likert scale was anchored as follows: 
1= Highly
2= Moderate
3= A little bit. 

Likert scale was later summarized as follows: 
1= highly, 2 = moderate and 3 = a little bit. The average and Cronbach Alpha coefficient were also computed in order to assist in the interpretation of the percentages. The findings presented in Table 4.2 depict that Cronbach’s Alpha coefficient for each score ranged between 0.711 and 0.954 with an average of 0.775 Cronbach’s Alpha value. This suggests that the items were suitable for measuring respondents’ perceptions and attitudes (DeVellis, 2003). The study findings (Table 4.2) also show that the average rating of percentages of all nine items, whereby majority (79.70%) of the respondents had positive perceptions on Risk management on real estate. Overall, 100% of the respondents had positive perceptions of risks effect on budget, earth quake effect and whirl wind effect on completion time. These results suggest that respondents were willing to participate in assessment of the impact of risk management on NHC real estate project performance.  

Table 0.2: Perception of Risk Management on Real Estate
	Cronbach alpha	Percentage of respondents
		Highly	Moderate	A little bit
Statement				
Risk effect on completion time 	0.794	25.6	10.5	63.9
Risk effect on budget	0.746	0	0	100
Risk effect on quality	0.837	22.1	11.6	66.3
Earth quake effect on completion time	0.954	0	0	100
Heavy rainfall effect on completion time	0.737	0	25.6	74.4
Whirl wind effect on completion time 	0.712	0	0	100
Inflation effect on completion time	0.726	0	14.0	86
Interest rate effect on completion time	0.755	28.0	11.6	60.4
Political effect on completion time	0.711	11.6	22.1	66.3
Average perception	0.775	9.70	10.60	79.70
Source:  Researcher, 2017

4.3.	Risks affecting NHC Real Estate Project Performance 
4.3.1.	Title of Employment or Occupation
The table 4.3 shows the distribution of employees as per title and the number of projects one is involved in. More project managers are involved in about 15 projects while architecture technicians are involved in up to 20 projects; There are service engineers who are involved in around three, five to six projects; whereas electrical engineers and environmental engineers are involved in just two to three projects. 
Table 0.3: Cross Tabulation of Title of Employment with Number of Projects an Employee is Involved at NHC
	Number of projects an employee is involved at National Housing Corporation in three (3) years	Total
	1	2	3	4	6	10	12	15	18	20	












Source:  Researcher, 2017

4.3.2.	Level of education
Table 0.4: Crosstab for Education Level with Risks that have ever Happened in   NHC Real Estate Projects
	LEVEL OF EDUCATION	Total
	Certificate	Diploma	Advanced Diploma	Bachelor Degree	Masters Degree	
 Which are the risks that have ever happened in NHC real estate projects?	Payment delays and changing of political leaders such as  ministers	0	2	0	10	0	12




	Fluctuation in prices of contraction material	0	0	0	2	0	2
	Health issues	0	0	0	6	0	6
Total	5	5	1	35	3	49
Source:  Researcher, 2017





Number  of Valid Cases	49		
a. 33 cells (94.3%) have expected count less than 5. The minimum expected count is .04.
Source:  Researcher, 2017

Most NHC staff with Bachelor Degree pointed out that the most frequent risks that have happened in their projects are payment delays by the financial institutions, political instability due to changing of leaders such as ministers and delays by the contractor. A few Bachelor Degree holders also pointed out that contractor or client variations and technological risks have occurred in their projects whereas only a few diploma and certificate holders mentioned such risks in their projects. This shows that staff with higher education can easily detect risks than those with low education. Since P value is less than 0.05, it means that there is an association between level of education of NHC staff and risks that have ever occurred at their organization at 5% level of significance. 

4.3.3	Independent Variables
Table 0.6: Table of Coefficients for the Effect of Risks on Time, Budget and Quality
Coefficientsa
Model	Unstandardized Coefficients	Standardized Coefficients	t	Sig.	95.0% Confidence Interval for B
	B	Std. Error	Beta			Lower Bound	Upper Bound
1	(Constant)	-.313	.929		-.337	.738	-2.191	1.565
	The risks affect on project completion	.019	.373	.008	.050	.960	-.735	.773
	The risks that affect the budget for the project	1.254	.372	.504	3.374	.002	.503	2.005
	The risks that affect the quality of the project	.484	.293	.213	1.653	.106	-.108	1.075
a. Dependent Variable: Impact of risk management 
Source:  Researcher, 2017
Equation: 

Risks contribute only by 0.8% to completion time of a project, at the same time as they contribute by 50% to budget of a project whereas risks contribute to about% percent on the quality of a project. This means that risks highly affect budget of a project, followed by quality and project completion time is affected partially. 

Table 0.7: Summary of the Model Equation above
Model Summaryb
Model	R	R Square	Adjusted R Square	Std. Error of the Estimate
1	.674a	.455	.387	1.599
a. Predictors: (Constant), Response measures actually used, The risks that affect the quality of the project, The risks that affect the budget for the project, The risks affect on project completion, response measures planed
b. Dependent Variable: Type of risks that have ever happened real estate projects
Source:  Researcher, 2017

There is a weak relationship between the type of risks that NHC have experienced in their real estate projects and completion time, budget and costs of the project. This means that these factors hardly lead to risks occurrences at NHC projects. 

4.4.	Risk Response Measures
4.4.1.	Plan for Risk Response Measures

Figure 0.1: Graph of Response Measures Planed against Percentage
Source:  Researcher, 2017
The bar graph on figure 4.2 illustrates how NHC staff plan to deal with risks when designing their projects. There are four main risk response measures that can be used such as accepting (1), to transfer, to mitigate or reduce (2) and to avoid (3). The bar graph shows that in most cases when planning they plan to mitigate or reduce the risks that are likely to occur, as few of them plan to accept them in case they are to occur and very few of them plan to avoid the risks.  

4.4.2.	Actual Risk Response Measures
The bar graph below illustrates what response measures NHC staff actually use during implementation of their projects. It shows that in most cases they do as per plan, but during the implementation process; they use the transfer measure which was not planned initially. Although they used an additional measure that was not in the plan, greatest percentage show that they used mitigation or reduction at about 76%, while 18% chose to accept against 2% who opted to avoid.

Figure 0.2: Graph of Response Measures used Against Percentage
Source:  Researcher, 2017
As per chapter two on literature review, most real estate projects for instance those of NSSF and PSPF employ similar measures to address risks in their projects. 

4.5.	Associated Risks
4.5.1.	Impact of Normal Disasters Risks on NHC Real Estate Projects
Table 0.8: Coefficients of Normal Disasters on Risks
Coefficientsa
Model	Unstandardized Coefficients	Standardized Coefficients	t	Sig.	95.0% Confidence Interval for B
	B	Std. Error	Beta			Lower Bound	Upper Bound
1	(Constant)	6.131	1.227		4.996	.000	3.654	8.607
	Normal disasters that have affected the time of completion of your projects	.021	.209	.014	.103	.919	-.400	.442
	Normal disasters that have affected the budget of your projects	-.466	.198	-.332	-2.353	.023	-.866	-.066
	Normal  disasters that have affected the quality of your projects	-.491	.277	-.248	-1.769	.084	-1.051	.069
a. Dependent Variable: Type risks that have ever happened real estate projects
Source:  Researcher, 2017


Risks contribute only by 1.4% to completion time of a project, at the same time as they contribute negatively by 33.2 % to budget of a project whereas risks contribute negatively to about 24.8 % on the quality of a project. This means that risks highly affect budget of a project negatively. It thus implies that NHC goes to deficit, hence affecting the quality as well and project completion time partially. 

Table 0.9: Summary of the Model Equation above
Model Summaryb
Model	R	R Square	Adjusted R Square	Std. Error of the Estimate
1	.434a	.189	.131	1.871
a. Predictors: (Constant), Normal  disasters that have affected the quality of your projects, Normal disasters that have affected the time of completion of your projects, Normal disasters that have affected the budget of your projectsb. Dependent Variable: Type of risks that have ever happened real estate projects
Source:  Researcher, 2017

There is a strongly weak relationship between the type of risks that NHC have experienced in their real estate projects and completion time, costs and quality. This means that these factors hardly lead to risks occurrences at NHC projects. The normal disasters included inflation, interest rate, political issues such as transformation from the fourth phase of leadership to the fifth and change of ministers. 

4.5.2.	Impact of associated Risks on Time, Costs and Quality after using the Risk Response Measures





	In responding to the risks using the above measures, effects faced in terms of time	.291	.395	.110	.738	.465
	In responding to the risks using the above measures, effects faced in terms of costs	-.289	.383	-.114	-.753	.456
	In responding to the risks using the above measures, effects faced in terms of quality	-.990	1.098	-.137	-.902	.372
a. Dependent Variable: Type risks that have ever happened real estate projects
Source:  Researcher, 2017

Risks contribute only by 11 % to completion time of a project, at the same time as they contribute negatively by 11.4 % to budget of a project whereas risks contribute negatively to about 13.7 % on the quality of a project. This means that risks highly affect budget of a project in a negative direction meaning NHC face deficit, followed by quality in a negative direction as well and project completion time is affected partially. This is after they have applied their risk response measures, hence they are not that effective to the risks that NHC faces. 

Table 0.11: Summary of the Model Equation above
Model Summary
Model	R	R Square	Adjusted R Square	Std. Error of the Estimate	Change Statistics
					R Square Change	F Change	df1	df2	Sig. F Change
1	.221a	.049	-.016	2.042	.049	.756	3	44	.525
a. Predictors: (Constant), In responding to the risks using the above measures, effects faced in terms of quality, In responding to the risks using the above measures, effects faced in terms of time, In responding to the risks using the above measures, effects faced in terms of costs
Source:  Researcher, 2017

There is quite weak relationship between the risks that NHC have experienced in their real estate projects after using the risk response measure and the completion time, costs and quality of the project. This means that these factors hardly lead to risks occurrences at NHC projects. The risks response measures included: accept, mitigate or reduce, transfer and avoid. On the other hand, NHC uses mostly accept, mitigate and transfer; they hardly avoid the risks that are likely to happen in their projects.  
CHAPTER FIVE
5.0 CONCLUSIONS AND RECOMMENDATIONS
5.1	Conclusion
The findings of the study have established that despite NHC’s sole mandate in the provision of housing for residents in Tanzanian, the dream has been a disappointment for over ten years. The parastatal institution seems to be surrounded by several setbacks. Regarding objective one, risks that have been identified in this study include: payment delays from the financial institution that NHC has borrowed money from, delays in building materials such as tiles from Dar es Salaam harbor due to clearances since well they are imports, health hazards in the project site and quality is sometimes changed into lower quality materials from lets say Spanish tiles to Chinese tiles. 

On objective two that was on risk response measures in most cases they plan to accept and mitigate the risks, but in the implementation NHC accepts, mitigates and transfer the risks whereby they transfer them to an insurance company. Looking upon the third objective, there is a huge impact on the associated risks that is social risks, political risks, environmental risks and economic risks on time, costs and quality of the output of NHC real estate projects. 

Political challenges appear to dominate the setbacks as per tabled findings. Key to them is the setting of policies that are not in their favour of the NHC, particularly the shift of budgetary allocations to industrialization. Consequently, potential clients no longer purchase houses. Worse, even a few who had deposited the initial installment withdrew. It is unfortunate that the NHC did not consider the political factors before deciding whether to increase the scope of a project or not. Another hitch is on utilities such as power and water. Delayed connection to water networks leads to delay in the completion time of most of the projects, hence overheads.  Likewise, there is delayed connection to power, sewage disposal, access roads and the like hence putting off some potential clients and cumulative bank interests.  

5.2	Recommendation 
In the light of the findings of this study, to address the policy problem; it is recommended that the government should look at all sectors to see the priorities that were initially agreed, in order to set them in accordance to what was agreed. As per the first objective, it is recommended that TRA should lighten the rules at the harbor so as the imported goods reach the destined customers as soon as they arrive at the port. On objective number two, it is recommended that NHC should also consider the measure of avoiding the risks whenever possible, as in the risks that can be avoidable or diverged should be avoided period, to minimize the number of risks that are being dealt with in the corporation in a particular project. Regarding objective three it is recommended that NHC should consider all types of risks that can be associated with their projects, for instance social risks, environmental risks, legal risks and political risks.
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Research on: Assessment of Risk management of real Estate Project Performance in Tanzania: A case of National Housing Corporation
Questionnaire number:_____________________                                                                                      Date: ____________

Section A: Identification
1.	Gender;   Male                                                         Female                
2.	Address;________________     Telephone;_______________     Email;______________________
3.	What is your title in this organization? __________________________









5.	How long have you worked in this organization? Tick the correct answer




More than 15 years	

6.	In how many projects are you involved in National Housing Corporation? 
___________________________________________________________
7.	What role do you play in real estate projects? 
___________________________________________________________
8.	What role do you play in a particular project at NHC? 
___________________________________________________________

Section B: Main body
9.	What risks have ever occurred or have you experienced in projects being implemented by NHC? 
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________












13.	Which among these disasters has affected the time of completion of your projects?
Natural disasters: A. Earth Quake
                                 B. Tsunami
                                 C. Whirl wind
                                D. None of the above
                                E. Other, specify ______________________
Normal disasters: A. Inflation 
                                 B. Interest rate
                                 C. Political stability
                                 D. None of the above
                                 E. Other, specify ________________________
If not D above, how do you manage it or them?

14.	Which among these disasters has affected the budget of your projects?
Natural disasters: A. Earth Quake
                                 B. Tsunami
                                 C. Whirl wind
                                D. None of the above
                                E. Other, specify ______________________
Normal disasters: A. Inflation 
                                 B. Interest rate
                                 C. Political stability
                                 D. None of the above
                                 E. Other, specify _________________________
If not D above, how do you manage it or them?
____________________________________________________________________
15.	Which among these disasters has affected the quality of your projects? Write the letter of the appropriate answer on the box after the choices
Natural disasters: A. Earth Quake
                                 B. Tsunami
                                 C. Whirl wind
                                D. None of the above
                                E. Other, specify ______________________
Normal disasters: A. Inflation 
                                 B. Interest rate
                                 C. Political stability
                                 D. None of the above
                                 E. Other, specify ________________________
If not D above, how do you manage it or them?
____________________________________________________________________
16.	To what extent have risks affected the budget of NHC projects?
a)	No loss
b)	Less than 25%
c)	Between 25% - 50%
d)	Between 50% - 75%
e)	More than 75%
17.	To what extent have risks affected the quality of NHC projects? Write the letter of the appropriate answer on the box after the choices
a)	No loss
b)	Less than 25%
c)	Between 25% - 50%
d)	Between 50% - 75%
e)	More than 75%










20.	In responding to the risks using the above measures, what effects did you get in terms of; 
Time i.e. a) Project was delayed
                b) Project was completed in time
               c) Project was completed before the anticipated time
               d) Project has not yet completed
Costs i.e. a) the project incurred extra high costs
                  b) The project costs remained normal as planned
Quality i.e. a) the quality of the project was lowered
                     b) The quality remained normal (as expected)
21. Before a project is implemented, does your organization conduct screening exercise in order to generate the risks that might possibly occur during the project implementation?
a)	Yes                            
b)	No                            
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